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EXECUTIVE SUMMARY 
 

 

¢ƘŜ ŦƻǊƳŜǊ hΩ5ŜǾŀƴŜȅ Gardens site is one of the most strategic development sites in Dublin.  It lies 

ŎΦоƪƳ ŦǊƻƳ hΩ/ƻƴƴŜƭƭ .ǊƛŘƎŜΣ less than 1km from Heuston Station and Luas, c.1km from Stoneybatter 

Village and c1.4kms from the Grangegorman TU campus.   The Phoenix Park is on its doorstep ranging 

from 200-500 metres from the 3 entrances to the site.   

 

The planning policy sources summarised and considered in the Statement of Consistency And Material 

Contravention Statement [BMA Planning] are all aligned in relation to the imperatives of urban 

development in the Dublin of 2020.  They call for high quality urban design, building height and scale 

greater than has been permitted heretofore and a strong focus on intensification of urban activity 

based on priority to public transport and encouragement of pedestrian and cycle movement. 

 

Housing policy more generally recognises the diversity of house types and tenures required in a 

contemporary inner city setting with greater scope for units of different size/ formation, including a 

greater proportion of one/ two bedroom units reflecting the current trends in household in Ireland 

ƎŜƴŜǊŀƭƭȅΣ ōǳǘ ǇŀǊǘƛŎǳƭŀǊƭȅ ƛƴ 5ǳōƭƛƴΩǎ ƛƴƴŜǊ ŎƛǘȅΦ  tŀǊƪƛƴƎ ǇǊƻǾƛǎƛƻƴ ƛǎ ƳƛƴƛƳƛǎŜŘ ƛƴ ŦŀǾƻǳǊ ƻŦ ǎǳǎǘŀƛƴŀōƭŜ 

travel modes with a strong focus on walking and cycling. 

 

¢ƘŜ hΩ5ŜǾŀƴŜȅ DŀǊŘŜƴǎ ǎƻŎƛŀƭ ƘƻǳǎƛƴƎ ŜȄǇŜǊƛƳŜƴǘ Ƙŀǎ ōŜŜƴ ŎƻƴǎƛƎƴŜŘ ǘƻ ƘƛǎǘƻǊȅ ŀƴŘ ǘƘŜ ǎƛǘŜ ǇǊŜǎŜƴǘǎ 

a blank canvas for an exemplar of a mixed tenure 21st century inner city housing development.  The 

regeneration of the site has already commenced with the development of Phase 1A (56no. social 

housing units in the north west corner pursuant to PL29N.JA0024) by Dublin City Council.  Through a 

Development Agreement with DCC (the landowner), the applicants are now proposing to complete 

this regeneration project providing modern purpose built accommodation, and allowing for increased 

densities on this strategically located inner city site. 

 

The proposed development is a large scale modern residential development which will re-establish 

the residential use of these strategically located public lands.  The development comprises of 9no. 

blocks with 1,047 residential units in a mix of one, two and three bed apartments, three bed duplexes 

and three bed houses.  The Stage 2 submission had 1053 units. There is a mixed use neighbourhood 

element to this development with the future residents and wider community having access to new 

retail units (6no.), MUGA facilities/communal garden and performance space, a community facility, a 

café (overlooking the neighbourhood park) and a creche.   

 

The proposed development represents a density of 201 units per hectare and the overall plot ratio is 

1:1.98 and site coverage is 44%.  These metrics are considered appropriate for this inner city 

regeneration site. 

 

The building height and massing strategy respects the setting of the site by stepping up from the site 

boundaries with 2/3 storey housing and duplex housing typologies.  The apartment blocks forming the 

central portion of the site range in height from 4 to 10 storeys shoulder height.  The 14 storey 

landmark building (Block 07) at the junction of Central Boulevard and Link Street marks the focal point 

of the development and will be a visual and wayfinding landmark within the new townscape.  The 

SDRA11 objectives recognise this potential for a taller landmark building within the site. Blocks 06 and 

10 are 6/8 storeys with 12 storey elements in the centre of these blocks positioned north and south 
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ƻŦ ǘƘŜ /ŜƴǘǊŀƭ tŀǊƪ ŀƴŘ ŦǊŀƳƛƴƎ ǘƘŜ ǾƛŜǿǎ ŦǊƻƳ ǘƘŜ ǇŀǊƪ ǘƻǿŀǊŘǎ {ǘΦ .ǊƛŎƛƴΩǎ which is intended for 

development as part of the SDRA11 site as identified in the Development Plan.   

 

The planning application provides a detailed justification for exceeding the Development Plan limit of 

24 metres (c. 8 storeys) with reference to the SPPR3(A) criteria of the Building Height Guidelines 2018. 

 

All apartments are designed by hΩaŀƘƻƴȅ Pike Architects to comply with the quantitative standards 

in the Apartment Guidelines 2018. Dual aspect ratio of 37% is proposed which has increased from 33% 

at Stage 2.  In terms of qualitative considerations, significant design development has been 

undertaken since Stage 2 by hΩaŀƘƻƴȅ Pike in conjunction with the wider design team and relevant 

experts.  The scheme will deliver a high quality of residential amenity in terms of public open space /  

public realm proposals and communal amenity space which includes garden spaces at grade, 

landscape podium courtyards and roof terraces. 

 

As part of the public realm and landscaping proposals devised by Murray & Associates Landscape 

Architects, a large central neighbourhood park with MUGA and a secondary park with a community 

garden are provided. Both spaces have included proposals for integration with the existing and future 

communities and ensuring that the ODG site stitches seamlessly into the Stoneybatter/ Oxmanstown 

area. In particular, the site layout strategy envisages and provides for future seamless integration with 

St. BricinΩs which, when development, will complete the main body of the SDRA11 lands. 

 

Vehicular access will be provided via the existing entrances to the site from North Circular Road, 

Montpellier Gardens and Thor Place, with an upgrade to the existing internal roads.  Historic 

connections with the wider community are re-activated with the opening of a pedestrian and cyclist 

routes to Ross Street and a new route through to Ashford Cottages.  

 

The parking provision for the development is provided at a level of 0.26 per unit which reflects the 

ƛƴƴŜǊ Ŏƛǘȅ ά/ŜƴǘǊŀƭ !ƴŘκ hǊ !ŎŎŜǎǎƛōƭŜέ ƭƻŎŀǘƛƻƴΣ ǘƘŜ ǎƛǘŜΩǎ ǇǊƻȄƛƳƛǘȅ ǘƻ ŀ ǊŀƴƎŜ ƻŦ ǇǳōƭƛŎ ǘǊŀƴǎǇƻǊǘ 

options and the pedestrian and cycle facilities incorporated into the development proposals which 

include 2000 bicycle parking spaces. 

 

In summary, it is submitted that the proposed development is an appropriate residential density in 

this inner city location and is appropriate in terms of urban design/ layout, scale and height, 

apartment standards, public and communal open space, proposals for transportation and physical 

infrastructure. The proposed development would, therefore, be in accordance with the proper 

planning and sustainable development of the area and a grant of permission is sought. 
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1.0 INTRODUCTION 
 

 

 PURPOSE OF REPORT 

 

This Planning Statement has been prepared on behalf of the applicant, Bartra ODG Limited 

(hereafter Bartra), to accompany a request to An Bord Pleanala (ABP) for a Strategic Housing 

Development application (SHD) at the Former hΩ5ŜǾŀƴŜȅ Gardens site, Dublin 7.  

 

The proposed development, as described in Section 2.0 below, comprises a Strategic Housing 

Development as defined within Section 3 of the Planning and Development (Housing) and 

Residencies Act 2016.  

 

The purpose of this Planning Statement is to provide background information on the site, a 

description of the proposed development and supporting information to aid consideration of 

the proposed development. 

 

In particular, the report responds to the ABP Stage 2 Opinion (See Section 3.0 below). This 

overview response cross refers to the drawings and other specialist reports enclosed with the 

application which provide greater detail in relation to the issues raised. 

 

This Planning Statement should be read in conjunction with the technical reports enclosed 

with this planning application.  A list of all Reports is included in the accompanying Cover 

Letter. 

 

 

 SHD DEVELOPMENT DEFINITION 

 

This application falls under the definition of Strategic Housing Development as set out under 

Section 3 of the Planning and Development (Housing) and Residential Tenancies Act 2016 

which includes the following definition of SHD: 
 

 άǎǘǊŀǘŜƎƛŎ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘέ ƳŜŀƴǎτ 
 

 

a) the development of 100 or more houses on land zoned for residential use 
or for a mixture of residential and other uses,  

(b) the development of student accommodation units which, when combined, 
contain 200 or more bed spaces, on land the zoning of which facilitates the 
provision of student accommodation or a mixture of student 
accommodation and other uses thereon, 

 

 (c) development that includes developments of the type referred to 
in paragraph (a) and of the type referred to in paragraph (b), or 

 

 
(d) the alteration of an existing planning permission granted under section 34 

(other than under subsection (3A)) where the proposed alteration relates 
to development specified in paragraph (a), (b) or (c), 



4 

 

 

 each of which may include other uses on the land, the zoning of which 
facilitates such use, but only ifτ 

 

 

(i) the cumulative gross floor area of the houses or student accommodation 
units, or both, as the case may be, comprises not less than 85 per cent, or 
such other percentage as may be prescribed, of the gross floor space of 
the proposed development or the number of houses or proposed bed 
spaces within student accommodation to which the proposed alteration of 
a planning permission so granted relates, and 

 

 (ii) the other uses cumulatively do not exceedτ 
 

 

(I) 15 square metres gross floor space for each house or 7.5 square metres 
gross floor space for each bed space in student accommodation, or 
both, as the case may be, in the proposed development or to which 
the proposed alteration of a planning permission so granted relates, 
subject to a maximum of 4,500 square metres gross floor space for 
such other uses in any development, or 

 

 

(II) such other area as may be prescribed, by reference to the number of 
houses or bed spaces in student accommodation within the proposed 
development or to which the proposed alteration of a planning 
permission so granted relates, which other area shall be subject to 
such other maximum area in the development as may be prescribed 

(our emphasis) 

 
The proposed development comprises 1,047 residential units. 
 
The non-residential element is 2,194sqm (ie. less than 4,500sqm) and the residential element 
is 97.9% (ie. no less than 85%) of the total gross floorspace 
 

 

 STATEMENT OF CONSISTENCY AND MATERIAL CONTRAVENTION STATEMENT  

 

A separate report entitled - Statement of Consistency And Material Contravention Statement 

[BMA Planning] ς is also submitted.    

 

The Statement of Consistency examines the proposed development in terms of consistency 

with the relevant policies and objectives of the Development Plan and relevant Section 28 

Ministerial Guidelines.  It also examines the proposed development in relation to National 

Policy. 

 

The proposed development is a Material Contravention of the Dublin City Development Plan 

2016- 2022  and a Material Contravention Statement is provided and indicates why permission 

should be granted for the proposed development, having regard to Section 37(2)(b) of the 

Planning and Development Act, 2000, as amended. 
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 PRE-PLANNING CONSULTATION (SECTION 247) 

 

By way of background, Bartra ODG Ltd. (the Applicant) and Dublin City Council have entered 

into a Development Agreement for the regeneration of the former hΩ5ŜǾŀƴŜȅ Gardens lands.  

The site also includes lands to the east, ǿƘƛŎƘ ǿŜǊŜ ǇǊŜǾƛƻǳǎƭȅ ǇŀǊǘ ƻŦ {ǘ .ǊƛŎƛƴΩǎ aƛƭƛǘŀǊȅ 

Hospital, acquired by Dublin City Council c.2006 to aid the delivery of housing. 

   

Bartra has had an ongoing consultation with the DCC hΩ5ŜǾŀƴŜȅ Gardens ΨProject TeamΩΣ and 

the Design Team has separately held pre-planning consultations with the Development 

Management (Planning) team in DCC.  Consultation took place on dates between December 

2019 and March 2021.  The meetings were attended by the City Planner and members of the 

Planning Team, Roads and Parks.  The Section 247 Pre-Planning Reference No. is 

SHDPAC0025/20.  
 

Following the completion of Stage 2, further meetings were held with DCC ODG Project Team 

and Planning Department.  The revisions made to the Stage 2 design were presented at a 

virtual meeting was held on 11/02/21 and followed up with further details submitted on 

02/03/21.  The advice and guidance have been taken on board in the design development and 

where matters were not fully agreed, the rationale has been explained in this Planning 

Statement and in the Design Statement (OõMahony Pike Architects). 

 

 

 STAGE 2 PRE-APPLICATION CONSULTATION WITH AN BORD PLEANALA 

 

The Stage 2 Pre-Consultation Meeting with An Bord Pleanala in held on 28th October 2020 and 

the .ƻŀǊŘΩǎ Notice of Pre-Application Consultation Opinion was received on 18th November 

2020.   

 

¢ƘŜ .ƻŀǊŘΩǎ hǇƛƴƛƻƴ ŀƴŘ ǘƘŜ ǊŜǎǇƻƴǎŜǎ ǘƻ ǘƘŜ hǇƛƴƛƻƴ ŀǊŜ outlined in Section 3.0 below. 

 

 

1.6 SUPPORTING REPORTS 
  

A full schedule of the particulars, plans and reports submitted with the current application is 

attached with the cover letter.  

 

In terms of reports, the following is a list of the reports enclosed with the application and 

some of these reports are cross referenced below as appropriate.  

  

1. Planning Statement / Response to ABP Opinion  BMA Planning 

2. Statements of Consistency / Material Contravention 
Statement 

BMA Planning 

3. Environmental Impact Assessment Report (EIAR) ς 
Volume 1 ς Main Report 

BMA Planning 
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3a  Environmental Impact Assessment Report (EIAR) ς 
Volume 2 ς Appendix 14A Landscape and Visual 
Assessment ς Verified Views 

ά 

4. Design Statement  hΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎ 

5. Housing Quality Assessment  hΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎ 

6. Part V Document  hΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎ 

7. Landscape Architects Report    Murray & Associates 

8. Engineering Services Report  
*  Includes  Irish Water Confirmation of Feasibility / Irish 
Water Letter of Design Acceptance ς Appendix F 

CS Consulting 

9. Traffic and Transport Assessment (incl. Traffic and 
Transport Statement) 

CS Consulting 

10. DMURS Statement of Consistency CS Consulting 

11. Residential Travel Plan Framework CS Consulting 

12. Site Specific Flood Risk Assessment CS Consulting 

13. Outline Construction Management Plan CS Consulting 

14. Screening Report for Appropriate Assessment Openfield 

15. Site Specific Construction + Demolition Waste 
Management Plan 

Byrne Environmental 

16. Operational Waste Management Plan Byrne Environmental 

17. Daylight and Sunlight Analysis Report   JV Tierney & Co 

18. Site Lighting Report JV Tierney & Co 

19. Building Life Cycle Report Aramark 

20. Property Management Strategy Report Aramark 

21. Microclimatic Wind Analysis and Pedestrian Comfort 

Report 

IN2 
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2.0 PROPOSED DEVELOPMENT  
 

 

2.1 THE SITE  

 

The site, which measures c5.2ha, comprises the former hΩ5ŜǾŀƴŜȅ Gardens residential 

complex and also ƛƴŎƭǳŘŜǎ ƭŀƴŘǎ ǘƻ ǘƘŜ Ŝŀǎǘ ǿƘƛŎƘ ǿŜǊŜ ǇǊŜǾƛƻǳǎƭȅ ǇŀǊǘ ƻŦ {ǘ .ǊƛŎƛƴΩǎ aƛƭƛǘŀǊȅ 

Hospital. 

 

The site, which is outlined in Figure 1 below, is bounded :- 

 

¶ to the north by housing on Ross Street, Ashford Place, Ashford Cottages and Ashford 

Street;  

¶ to the Ŝŀǎǘ ōȅ ¢ƘƻǊ tƭŀŎŜ ŀƴŘ {ǘΦ .ǊƛŎƛƴΩǎ aƛƭƛǘŀǊȅ IƻǎǇƛǘŀƭΤ  

¶ to the south by the Montpelier Park and Montpelier Gardens housing estates;  

¶ to the west by Montpelier Gardens and the artisan dwellings at Findlater Street, Kinahan 

Street, Aberdeen Street, Black Street  and Sullivan Street, and a housing development (56 

units) under construction by DCC;  

¶ and to the north west by North Circular Road and the rear of properties fronting North 

Circular Road. 

 

The housing development currenlty under construction by DCC, at the north west corner of 

the site, is the first phase of the redevelopment and regneration of the former hΩ5ŜǾŀƴŜȅ 

Gardens site.  The development comprises of 56 no. dwellings in a mix of 2-3 storey housing 

and 3-5 storey apartment buildings, permitted pursuant to ABP Ref. PL29N.JA0024.  That 

development is referred to in the current application as Phase 1a / Block 1.  The block 

numbering  in the current application commences at Block 2 for this reason.   

 

The site is identified in the Dublin City Development Plan 2016- 2022 (DCDP) as part of the 

Stoneybatter, Manor Street and hΩ5ŜǾŀƴŜȅ Gardens Strategic Development and Regeneration 

Area (SDRA 11).1   

 

¢ƘŜ ŀŘƧƻƛƴƛƴƎ {ǘΦ .ǊƛŎƛƴΩǎ ŘŜǾŜƭƻǇƳŜƴǘΣ ŀƴŘ ǘƘŜ 5ŜǇŀǊǘƳŜƴǘ ƻŦ 5ŜŦŜƴŎŜ {ƛǘŜ ƻƴ LƴŦƛǊƳŀǊȅ wƻŀŘ 

(to the south west), is also included in the SDRA11 boundary.  Both of these sites are publicly 

owned and are likely to be redeveloped in the medium term and the current proposals have 

taken account of this wider context. 

 

 
1  Further detail is provided in Section 4.0 of the Statement of Consistency / Material Contravention Statement 
[BMA Planning].  
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2.2 PROPOSED DEVELOPMENT 

 

 

2.2.1 Summary 

 

The proposed development (102,759sqm gross floor area - GFA) will consist of:  

 

¶ 1,047no. residential units (Blocks 2 to 10) comprising a mix of one, two and three bed 
apartments, three bed duplex and three bed houses and all associated ancillary 
accommodation (100,565sqm GFA)  
 

¶ Non-residential uses (2194sqm GFA) including retail / commercial units, creche and a 

community facility.   

 

The gross floorspace of non-residential uses as a percentage of the overall gross floorspace is 

2.1%. 

 

For further information on the overall design rationale and details of the finishes and 

materials, refer to Design Statement όhΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎύ 

 

For further information on the overall landscape design rationale and details of the finishes 

and materials, refer to Landscape Design Statement (Murray & Associates, Landscape 

Architects) 

 

A Schedule of Accommodation όhΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎύ and a full Housing Quality 

Assessment is enclosed with the planning particulars and contains a block by block breakdown 

of the floor space and uses proposed in this application.  The following is a summary of the 

key statistics. 

 

 

      KEY STATISTICS 

 

¶ No of Units:                 1047 

¶ Unit Mix:    318no. 1 beds (30%),  

                                                       567no. 2 beds (54%),  

                                                       162no. 3 beds. (16%) 

¶ Total GFA:                 102,759sqm. 

¶ Residential (Gross):   100,565sqm 

¶ Residential (Net):  76,526sq.m. 

¶ Housing Density:   201 units / ha based on site of 5.2ha.  

¶ Non-residential (GFA):  2194sqm GFA 

¶ Non-Residential %:  2.1% 

¶ Non-GFA (Parking etc.)  7,992sq.m. 

¶ Plot Ratio:                 1: 1.98 

¶ Site Coverage:   44% 

¶ Building Height:   2 to 14 storeys 
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¶ Car Parking Spaces:   276 (0.26 per unit) 

¶ Bicycle Parking Spaces:  2000 (1.9 per unit) 

 

 

 

2.2.2 Project Description 

The development will consist of 1,047no. residential units and all associated ancillary 

accommodation, site and development works.  The total gross floorspace (gfa) of the overall 

development is 102,940sqm, of which 100,646sqm is residential and 2294sqm are non-

residential uses.   

 

The development is described below on a block by block basis. The block numbering  in the 

current application commences at Block 2 (As noted previously, the development underway 

in the north west corner is referred to as Block 1).  

 

BLOCK 02 (5649sqm gfa):  5 to 6 storey apartment building with 74 no. apartments 

(comprising 44no. 1 bed, 23no. 2 bed and 7no. 3 bed units) with ancillary accommodation and 

associated private balconies and associated communal amenity space at ground floor level;  

 

BLOCK 03 (489sqm gfa): 2 to 3 storey crèche building with associated outdoor play space;  

 

BLOCK 04 (1202sqm gfa):  11no. 2 storey 3 bed houses in two terraces (Blocks 04a and 04b) 

with associated private gardens located on the north-eastern and eastern boundary.   Blocks 

04A consists of 4no. 2 storey 3 bed houses. Block 04B consists of 7no. 2 storey 3 bed houses;  

 

BLOCK 05 (30430sqm gfa):  4 to 9 storey building arranged around 2no. landscaped communal 

podium courtyards consisting of 294no. apartments (comprising 71no. 1 bed, 143no. 2 bed 

and 80no. 3 bed units) with ancillary accommodation and residents amenities, associated 

private balconies, landscaped podium communal amenity spaces (2no.) and communal roof 

terraces (2no.).   Block 5 also includes non-residential uses at ground floor level comprising 

4no. retail units (1027sqm) and a community facility (157sqm).  Undercroft car parking (96 

spaces)  is provided on a single level below podium level with access from the new internal 

street on the eastern side of Block 5;  

 

BLOCK 06 (8482sqm gfa): Predominantly 6 to 12 storey building, with part 2 storey element 

with 93no. apartments (comprising 24no. 1 bed, 54no. 2 bed and 14no. 3 bed units and 1no. 

2 bed duplex unit) with ancillary accommodation, associated private balconies, communal 

amenity space at ground level and communal roof terrace;    

 

BLOCK 07 (26924sqm gfa):  6 to 14 storey building arranged around a central landscaped 

podium courtyard with 264no. apartments (comprising 87no. 1 bed, 161no. 2 bed and 16no. 

3 bed units) with ancillary accommodation and residents amenities, associated private 

balconies, landscaped podium communal amenity space and communal roof terraces (2no.). 

Block 07 also includes non-residential uses at ground floor level comprising 2no. retail units 

(totalling 366sqm) and a café (155sqm).  Undercroft car parking (95 spaces)  is provided over 
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2 levels below podium level with access from the east-west Link Street and a basement plant 

room area (146sqm) is also provided;  

 

BLOCK 08 (2995sqm gfa):  26no. units in 4 terraces of 2 / 3 storeys. Blocks 08A and 08B each 

consist of 6no. 3 bed houses with associated private gardens. Block 08C consists of a block 

comprising of 5no. 3 bed duplex apartments over 5no. 2 bed apartments with associated 

private amenity areas. Block 08D consists of a block comprising 1no. 3 bed duplex unit over 

1no. 2 bed apartment and 2no 3 bed triplex units with associated private amenity areas;  

 

BLOCK 09 (18281sqm gfa):  Predominantly 6 to 10 storey building, with part 3 storey element 

fronting Montpelier Gardens arranged around a central landscaped courtyard with 192no. 

units (comprising 68no. 1 bed, 120no. 2 bed and 4no. 3 bed units) with ancillary 

accommodation and residents amenities, associated private balconies, landscaped podium 

communal amenity space and communal roof terraces (2no.).   Undercroft car parking (35 

spaces) is provided on a single level below podium with access from Montpelier Gardens and 

a basement plant room area (154sqm) is also provided;  

 

BLOCK 10 (8489sqm gfa):  Predominantly 6 to 12 storey building, with part 2 storey element 

opposite Montpelier Park, with 93no. apartments (comprising 24no. 1 bed, 54no. 2 bed and 

14no. 3 bed units and 1no. 2 bed duplex unit) with ancillary accommodation, private balconies 

and communal amenity space at ground level and communal roof terrace.     

 

Vehicular access to serve the proposed development will be provided via the existing 

entrances to the site from North Circular Road, Montpelier Gardens and Thor Place/ Thor 

Park. The internal road networks will comprise a central boulevard between North Circular 

Road and Montpelier Gardens and a link street to Thor Place/ Thor Park. Additional 

pedestrian/ cycle connections are proposed at Ross Street and Ashford Cottages.   

 

Tie in works are required for the lands immediately adjoining the Phase 1A residential units 

under construction to the north east of the site under and in accordance with previous 

approval granted by An Bord Pleanála (ABP Ref: PL29N.JA0024) and include a revised on street 

parking layout and revised hard and soft landscaping.   

 

276no. parking spaces are provided in total with 226no. spaces below podium, as already 

described above, in Blocks 05 (96no.), Block 07 (95no.) and Block 09 (35no.) and 50no. on 

street spaces. 11no. motorcycle parking spaces are provided. 1,484no. bicycle parking spaces 

are provided for residents in secure facilities with additional visitor bicycle parking spaces 

provided in the public realm (380no.) and within private thresholds (136 no.).    

 

Provision is made for vehicular access to the rear of 43 Montpelier Gardens between Blocks 

08C and 08D. Permission is also sought for associated boundary treatments, hard and soft 

landscaping, public open space (including a central park with a multi-use games area (MUGA) 

and a northern park with a community garden), new ESB substations (6no.), mechanical and 

electrical roof plant and all associated site and development works.   

 

The development will also include the demolition of an existing ESB Substation 

(16.5sqm)(relocated to the northern end of the site adjacent to Block 03) and demolition of 
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existing security hut (21sqm) and the removal of the block wall and gate pier at the entrance 

to {ǘΦ .ǊƛŎƛƴΩǎ aƛƭƛǘŀǊȅ IƻǎǇƛǘŀƭΦ  

 

 All water services proposed as part of this application meet the requirements set out in the 

DCDP. Refer to the Engineering Services Report [CS Consulting], including the Irish Water 

Confirmation of Feasibility, for further details. 

 

 Stormwater will be attenuated on site before discharging to the public sewer on Montpelier 

Gardens.  Refer to the Engineering Services Report [CS Consulting] for further details.  
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Figure 2: Block Layout Plan   
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3.0 RESPONSE TO AN BORD PLEANALA OPINION  
 

 

3.1 GENERAL OVERVIEW  
 

¢ƘŜ .ƻŀǊŘΩǎ bƻǘƛŎŜ ƻŦ tǊŜ-Application Consultation Opinion (Appendix A) was issued in 

November 2020.   The responses below describe the additional information that accompanies 

the planning application and the design amendments that have been incorporated into the 

proposed scheme to address the comments.  

 

Before setting out our response, and by way of background, the following is a summary of the 

principal changes made to the proposed development since the Stage 2 submission (June 2020).  

These changes were made as a result of design development but also in response to the Pre-

Application Consultation Opinion from the Board and comments from the Dublin City Council 

ODG Project Team and Planning Department. 

 

¶ Number of Units:  The number of units has decreased from 1053 to 1047 units.  

 

¶ Unit Mix ς The unit mix has changed and is now compliant with the Development Plan. The  

number of one bed and two bed units has decreased and proportion of 3 beds units has 

increased from 11% to 16%, as follows: 

 

¶ One bed       318no. 1 beds (30%)             was 333 (32%) at Stage 2       

¶ Two bed       567no. 2 beds (54%),            was 587 (56%) at Stage 2                

¶ Three bed    162no. 3 beds. (16%)            was 107(11%) at Stage 2             

 

¶ Block Numbering:  The block number system used in the final application has changed. Blocks 

2 and 6-10 inclusive are unchanged. Block 03 now refers to the creche. Block 04 refers to the 

remaining boundary housing on the north east boundary and Block 05 now refers to the large 

apartment block in the centre of the northern section and is broken down into 05A, 05B and 

05C. 

 

¶ Overall Height Strategy:   The height strategy has been reviewed and there are some changes, 

and these changes are explained and a rationale for the height strategy is contained in response 

to Item 1 below.    

 

¶ Communal Amenity Spaces:  A significant amount of design development has occurred in 

relation to the provision of Communal Amenity Spaces for the apartments.  The 3no. roof 

garden/ terrace spaces proposed in the Stage 2 submission have been supplemented by an 

additional 5no. roof garden areas resulting in a development that exceeds the standards from 

a quantitative and qualitative perspective.  This also has the effect of releasing ground floor 

space previously allocated to Communal Amenity Space to the public realm and a significant 

improvement in the layout of the overall development. 

 

¶ Ashford Cottages / North-east Boundary Interface / Block 04 :  The northern portion of the 

site has been revised to address issues arising from consultation with DCC and based on 
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engagement with the local residents.  As a result a connection is now provided to Ashford 

Cottages, a row of houses (formerly Block 03a) backing on to Ashford Place have been removed 

and provision has been made for a Community Garden.  The function and design of the local 

street serving Blocks 04 + 05 has been amended as part of the proposed revisions.  This will be 

a shared surface with priority given to pedestrian / cyclist movement.  

 

¶ Block 5 (previously Block 4/5):    The revised design for Block 05 includes a variety of changes 

which work together to improve the residential amenity for the apartments.  This includes 

revisions to maximise access to natural daylight, and minimise overshadowing and loss of light, 

particularly to courtyards and podium level apartments and increased separation distances 

(such as between blocks 5b and 5c, for example)  to avoid overlooking. Other changes include 

Introduction of own door access to ground level units to activate ground floor spaces 

particularly fronting the northern linear park and the local street.   

 

¶ Block 02 laneway - The design of the laneway adjoining block 02, which also provides access to 

ǘƘŜ ǊŜŀǊ ƻŦ bƻΦΩǎ пп-60 North Circular Road, has been revised to provide a suitable transition 

between the ODG site and the rear of these properties in a similar fashion to the relationship 

ŀƭǊŜŀŘȅ ǇǊƻǾƛŘŜŘ ŦƻǊ ōŜǘǿŜŜƴ tƘŀǎŜ м! ŀƴŘ ǊŜŀǊ ƻŦ bƻΩǎ нл-42. Own door access to the ground 

floor units is proposed which will activate the laneway and the northern façade of Block 02.  

Priority is given to the pedestrian but access to the rear of the NCR properties is retained and 

the scheme envisages and facilitates the upgrading / improvement of this boundary.  No 

changes are proposed to the rear property boundaries of the adjoining properties not in the 

applicantsΩ ownership but it is anticipated that some development may occur on these rear 

gardens incidental to the main houses and that the overall presentation of the lane will improve 

in that context.  

 

¶ Central Park MUGA relocation:    The MUGA has been removed from its position at the eastern 

ŜƴŘ ƻŦ ǘƘŜ /ŜƴǘǊŀƭ bŜƛƎƘōƻǳǊƘƻƻŘ ǇŀǊƪΣ ŀŘƧƻƛƴƛƴƎ ǘƘŜ {ǘΦ .ǊƛŎƛƴΩǎ .ƻǳƴŘŀǊȅΣ ǘƻ ŀ ƳƻǊŜ ŎŜƴǘǊŀƭ 

location near the playground and bus stop.    

 

¶ {ǘΦ .ǊƛŎƛƴΩǎ ōƻǳƴŘŀǊȅ:  Lƴ ǘŜǊƳǎ ƻŦ ǘƘŜ ǘǊŜŀǘƳŜƴǘ ƻŦ ǘƘŜ ōƻǳƴŘŀǊȅ ǘƻ {ǘΦ .ǊƛŎƛƴΩǎΣ ōŜǘǿŜŜƴ .ƭƻŎƪǎ 

06 and 10, it is proposed that this boundary should ultimately be removed to allow visual and 

ǇƘȅǎƛŎŀƭ ŎƻƴƴŜŎǘƛƻƴ ǘƻ {ǘΦ .ǊƛŎƛƴΩs. This is something which is not within the control of the 

applicants, however, the applicant has consulted with the Department of Defence and will 

cooperate with them in removing the walls and integrating the two sites once their proposals 

are more advanced (see letter attached as Appendix B).  

 

¶ Block 08 Housing/ Duplex units - Revisions have been made to the height and design of Block 
08b and 08c to improve the relationship with Montpelier Gardens to the west.  This includes a 
reduction in height from 3 to 2 storeys at the rear and revisions to the first floor rear window 
detail to avoid any opposing windows and the use of obscure glass to eliminate overlooking.    
 

¶ Block 08/ Access to Rear of 43 Montpelier Gardens:  An issue that arose in relation to provision 
to access to the rear of 43 Montpelier Gardens has been addressed by allowing this house to 
gain access to the rear garden and this has required the splitting Block 8C to provide 2 blocks ς 
8C and 8D.    
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¶ Ground Floor Uses/ Animation: The issue of ground floor activation and animation throughout 

the scheme has been reviewed in detail and has resulted in a range of improvements in terms 

of how the various buildings address the adjacent street and public realm areas.  The location 

and use of the ground floor units along the east-west street has been considered and amended 

to improve street level interface.  The community facility has been moved to a more prominent 

location.  Own door access to the ground floor apartment units is also introduced in a number 

of locations proposed for the throughout the development.  Refer to Section 3.6 of OMP Design 

Statement which provides diagrams showing the location of own door ground floor units and 

ground floor entrances to apartment blocks buildings and commercial units. 

    

¶ Community Facility -   The proposed community facility unit has been relocated to a more 

prominent position on the Link Street, with a visual connection to the central neighbourhood 

park.  The floorspace of this unit has also increased to accommodate the variety of uses 

envisaged by Dublin City Council.  

 

¶ Daylight / Sunlight Analysis:  - The development of the design has been an iterative process 

between the architects and the daylight / sunlight consultants (JV Tierney & Co) to improve the 

quality of the scheme, details of which are set out in the Daylight and Sunlight Report (JV 

Tierney & Co) and in the Design Statement όhΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎύ.   

 

¶ Architectural treatment / articulation and façade strategy:  Design development has been 

ongoing since the Stage 2 and the architectural treatment and details of façade materials is 

now presented in detail in Section 5 of the Design Statement όhΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎύ.   

 

¶ Bicycle Parking:  Bicycle parking has been provided throughout the site at grade adjacent to 

Blocks 2, 6 and 10 and within the undercroft parking areas in Blocks 5, 7 and 9.  2000 bicycle 

parking spaces are provided in total within the context of the overall mobility management 

measures. 

 

¶ Recycling Area:  A waste recycling area/ bring centre is included in the development at the 

Northern Park and will serve the new and existing communities. 
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3.1 RESPONSE TO ABP OPINION ITEM 1 ς HEIGHT AND PLACEMAKING 

 

 

 

1. Height and Placemaking 

 

Further consideration/justification of the documents as they relate to the 

development strategy for the proposed scheme. While higher densities and 

changes to the cityscape in terms of higher elements and taller buildings at 

this location may be appropriate, the applicant is required to provide 

adequate rationale and justification to support such additions to the area, 

including further consideration/justification of the documents as they relate 

to the potential visual impact of the development and its interaction with St 

.ǊƛŎƛƴΩǎ ǘƻ ǘƘŜ ŜŀǎǘΣ ƛƴ ǇŀǊǘƛŎǳƭŀǊ ƛƴ ǊŜƭŀǘƛƻƴ ǘƻ ŘŜǎƛƎƴΣ ƛƴǘŜƎǊŀǘƛƻƴΣ ƳŀǘŜǊƛŀƭƛǘȅ 

and massing. The applicant should reference the development management 

criteria set out in the Urban Development and Building Heights guidelines, 

where on larger urban redevelopment sites, proposals should make a positive 

contribution to place-making, incorporating new streets and public spaces, 

using massing and height to achieve the required densities but with sufficient 

variety to respond to the scale and character of adjoining developments. The 

further consideration of these issues may require an amendment to the 

documents and/or design proposals submitted. 

 

 

 

 

 

The item above has been considered and is addressed in the planning application submission as 

a whole. We respond below to the elements of the item with reference to the following headings: 

 

(i) Summary of Overall Height Strategy and Urban Design Rationale / Justification and Visual 

Impact  

(ii) LƴǘŜǊŀŎǘƛƻƴ ǿƛǘƘ {ǘ .ǊƛŎƛƴΩǎ (Design, Integration, Materiality And Massing) 

(iii) Development Management Criteria ς Building Height Guidelines 

 

 

3.1.1 Summary of Overall Height Strategy and Urban Design Rationale / Justification and Visual 

Impact  

 

The rationale and justification for the proposed height strategy is provided in Section 4.0 of the 

Architects Design Statement  ώhΩaŀƘƻƴȅ tƛƪŜ !ǊŎƘƛǘŜŎǘǎϐΦ     

 

The overall approach to height has been to place the lower buildings on the periphery of the 

development and stepping up to the centre of the site which is capable of absorbing greater 

scale and defining a new character for this new neighbourhood. 
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Block 02 is a part 5 storey/ part 6 storey block and its scale is considered to be a reasonable 

response to the NCR properties which are generous 3 storey houses set back by 40 metres from 

Block 2.  Therefore, it is submitted that the scale and massing of the 5/6 storey block will not 

unduly impact on these properties.   

 

Block 03 is a 2/3 storey creche building at the Ross Street entrance which sits comfortably with 

its surrounding context 

 

Block 04 (04A and 04B) houses are set at 2 storeys adjacent to the single storey cottages (i.e. 

Ross Street, Ashford Cottages, Ashford Street and Thor Place).   

 

Similarly, Block 08 (08A, 08B, 08C and 08D) are included as a transition between the existing 

single and two storey housing to the west and the larger apartment buildings now proposed.  

 

Therefore, the height strategy and justification is principally relating to the remaining blocks and 

these can be considered as follows:- 

 

¶ Block 05  

¶ Block 07  

¶ Block 09  

¶ Blocks 6 and 10  

 

The diagram below is an extract from the OMP Design Statement and illustrates the height 

strategy.  For the purposes of the discussion and justification for height with reference to the 

Development Plan height restriction, the elements of the building over 8 storeys (which equates 

to approx 24 metres) are show in light blue colour.  

 

Block 05: Block 05 ranges from 4 to 9 storeys. The Link Street elevation has its higher points on 

the 3 north-south elements (9, 8 and 6 storeys) and the height drops between them to allow 

greater light penetration into the courtyards. The overall height of the block also drops off to 

the northeast to respect the lower existing buildings at Ross Street and Ashford Cottages/ 

Ashford Place 

 

Block 07: The 14 storey element to this building is a 

landmark and is positioned at the focal point of the 

scheme at the junction of Link Street and Central 

Boulevard. It marks the end of the vista from the NCR 

entrance and also on the approach from Montpelier  

Gardens. The 8 storey blocks are orientated north ς south 

adjoining the boulevard and public open space and the 

positioning of the 6 storey elements allows reduces 

overshadowing or Block 05 and the Link Street and allows 

greater light penetration to the courtyard 
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Blocks 06 and 10: Blocks 6 and 10 are 6 storeys 

on the Link Street and Montpelier Park 

respectively and both have 8 storeys to the 

Central Park.  The centre section of both blocks 

rises to 12 storeys. These elements will be 

centrally located within the overall SDRA11 lands 

and will frame the views from the Central Park 

towards St. BricinΩǎ Lƴ ǘƛƳŜΣ ǘƘŜ ǿƛƭƭ ŀƭǎƻ frame 

views from St. Bricins to the Central Park which 

is eventually likely to extend towards the Church 

ŀƴŘ ǘƻ ǘƘŜ ŦŀœŀŘŜ ƻŦ ǘƘŜ Ƴŀƛƴ {ǘΦ .ǊƛŎƛƴΩǎ ƘƻǎǇƛǘŀƭ 

building 

  

Block 09: Building heights range from 3-10 storeys within this block, with the 3 storey designed 

along the southern elevation, opposite the existing dwellings in Montpellier Gardens.  This rises 

to 6 and 8 storeys adjoining the boulevard and 6 and 10 storeys at the north east corner 

overlooking the central park.   

 

 
ODG ς Building Height Strategy ς Light Blue indicates buildings over 8 storeys (24 metes approx.)  

 

 

To illustrate the visual impact of the proposed development, a suite of photomontage views 

have been prepared to accompany this planning application.  The 8 short range views submitted 

at Stage 2 have been supplemented in this Stage 3 submission which includes 20 Photomontage 










































































